
 
 
 
 
 
 
To: Regional Planning and Agriculture Committee 
 
From: Jason Smith, Regional Planner 
 Planning, Policy and Environment Department 
 
Date: October 18, 2013 Meeting Date: November 8, 2013 
 
Subject: Consideration of the City of Pitt Meadows’ Regional Context Statement 
 
RECOMMENDATION 
That the Board accept the City of Pitt Meadows’ Regional Context Statement as submitted to Metro 
Vancouver on October 18, 2013. 
 
 
PURPOSE 
The purpose of this report is to request that the Board consider the City of Pitt Meadow’s Regional 
Context Statement in accordance with Section 866 of the Local Government Act. 
 
BACKGROUND 
On July 29, 2011, the Metro Vancouver Board adopted the Regional Growth Strategy. Pursuant to 
Section 866 of the Local Government Act, each local government must submit a Regional Context 
Statement within two years of the adoption of the new Regional Growth Strategy.  
 
A Regional Context Statement (RCS) identifies the relationship between the municipality’s Official 
Community Plan (OCP) and the Regional Growth Strategy (RGS), and, if applicable, how the Official 
Community Plan is to be made consistent with the Regional Growth Strategy over time. The RGS 
identifies Metro Vancouver’s role to accept (by a simple majority weighted Board vote) Regional 
Context Statements that support the goals and strategies of the RGS. The role of municipalities is to 
adopt RCSs that specify how the municipality’s OCP addresses each of the applicable RGS policy 
actions. In considering an RCS, the Metro Vancouver Board’s expectation is that the content of an 
acceptable RCS is generally consistent with the Goals, Strategies and Actions and the parcel based 
regional land use designations in the RGS.  
 
The Pitt Meadows Regional Context Statement was initially received by Metro Vancouver on July 
26, 2013, for consideration of acceptance by the Board. Typically, municipalities send the draft RCS 
to Metro Vancouver staff at OCP Bylaw 1st Reading for comment, and Metro Vancouver staff can 
make requests for changes at that time. Then the municipality sends the RCS to Metro Vancouver 
after Public Hearing for acceptance. As a result, there are generally no further changes requested by 
Metro Vancouver at this time, as changes were made prior to Public Hearing. In this case, because 
of the July 29, 2013 RCS submission deadline, Pitt Meadows sent the RCS to Metro Vancouver 
before their Public Hearing for acceptance. This demonstrates a committed effort to meet the 
statutory deadline and is appreciated.  
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However, Metro Vancouver staff identified further requested changes and mapping discrepancies.  
Changes to the RCS cannot be made without asking Pitt Meadows to revise and resubmit their RCS 
as the Local Government Act, section 866(4) states that any changes to the Regional Context 
Statement must be submitted to the Metro Vancouver Board for acceptance. 
 
Pitt Meadows Council revised their RCS and re-submitted it to Metro Vancouver after holding a 
local public hearing for the RCS on October 15, 2013 (Attachments 1 and 2). Metro Vancouver must 
respond within 120 days of receipt of the Regional Context Statement. Pending acceptance by the 
Metro Vancouver Board, Pitt Meadows would then give final readings to enact the OCP / RCS Bylaw 
(anticipated in late 2013). 
 
DISCUSSION 
Pitt Meadows Official Community Plan 
The Pitt Meadows OCP was initially adopted in 2007, with a number of subsequent amendments.  
 
Pitt Meadows Context 
Pitt Meadows is historically an agricultural community and agricultural land still makes up a large 
portion of Pitt Meadows’ land base (more than 60% of the land base is within the RGS Agricultural 
land use designation). There is now a growing industrial and employment base, in part due to 
leveraging the investment in recent transportation infrastructure improvements (Golden Ears 
Bridge and Pitt River Ridge) which provide greater access to Pitt Meadows. 
 
Goal 1 – Create a Compact Urban Area 
 
Urban Containment Boundary 
The RCS identifies the Urban Containment Boundary on a map and is generally consistent with the 
Urban Containment Boundary in the Regional Growth Strategy. Virtually, all growth in Pitt Meadows 
will be within the Urban Containment Boundary consistent with the RGS target of 98%. The Pitt 
Meadows OCP also contains an Urban Boundary, so the regional and municipal boundaries 
reinforce each other. 
 
Population, Dwelling Unit and Employment Projections 
The RCS contains population, dwelling unit, and employment projections for 2022, 2032 and 2042. 
 
 RGS – 2041 Projections RCS – 2042 Projections 

Population 24,000 23,867 
Dwelling Units 9,400 10,359 

Employment 9,000 11,363 
 
Pitt Meadows population will grow by almost 7,500 people and gain over 6,000 jobs over the life of 
the RGS. Regional Context Statement employment projections are higher than RGS projections, and 
Pitt Meadows attributes this to additional jobs associated with expanding industrial development. 
The Regional Context Statement employment and dwelling unit projections vary from the RGS 
projections for Pitt Meadows; however, are within an acceptable range and therefore generally 
consistent with long-term growth expectations.  
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Urban Centres and Frequent Transit Development Areas 
Pitt Meadows identifies the Municipal Town Centre in their RCS as a growth location. The RCS 
indicates that 32% of total dwelling units and 33% of employment will be located in the Urban 
Centre. Higher density residential and mixed use growth is focused in the Urban Centre. Pedestrian 
friendly design is encouraged, and transit service including the West Coast Express station is 
accessible. No Frequent Transit Development Areas are proposed; given the level of transit service 
and the amount of growth projected for Pitt Meadows this is reasonable. 
 
Policies to Exclude Non-Residential Major Trip Generating Uses 
Regional Growth Strategy Policy 1.2.6 d) iv) requests municipalities to include policies that exclude 
major non-residential trip generators from General Urban areas outside of Urban Centres and 
Frequent Transit Development Areas.  
 
Metro Vancouver staff comments to Pitt Meadow staff suggested that the RCS acknowledge the 
existence of the Highway Commercial designations for lands north of Lougheed Highway and 
commit to not further expanding this designation. The RCS contains an acknowledgement of the 
existing designation and a commitment to limit future expansion of this designation.  
 
Rural Land Use Designations and Policies to Protect Rural Areas from Urban Development 
The RCS map depicting the Rural areas is generally consistent with the Rural areas shown in the 
Regional Growth Strategy. The RCS indicates that density permitted under the Rural Residential 
designation (maximum one lot per hectare) is compatible with on-site sewer servicing, and no 
regional sewer service is being sought for these areas.  
 
Goal 2 – Support a Sustainable Economy 
  
Protecting the Supply of Industrial Land / Policies for Mixed Employment Areas 
The policies referenced in the RCS address the goals of the Regional Growth Strategy for the 
protection of industrial land. There are no RGS Mixed Employment areas in Pitt Meadows. 
 
Protecting Agriculture Land and Promoting Agricultural Viability 
Pitt Meadows has strong agriculture policies and their RCS supports the goal of the Regional Growth 
Strategy to protect agricultural land and viability. The RCS indicates that Pitt Meadows will work 
towards developing policies regarding the educational awareness of agricultural issues. The RCS 
contains a map showing Agricultural areas that is generally consistent with the Regional Growth 
Strategy.  
 
Goal 3 – Protect the Environment and Respond to Climate Change Impacts 
 
Protecting Conservation and Recreation Lands and Enhancing Environmental Features 
Pitt Meadows’ RCS is consistent with the intent of this strategy to protect natural features. The RCS 
contains a map showing Conservation and Recreation areas, with links connecting to area parks. Pitt 
Meadow’s Regional Context Statement also supports the RGS strategy to protect and enhance 
natural features. The trail and greenway system depicted in the OCP is extensive. The OCP has 
strong environmental policies, and contains guidelines for environment and wildfire protection 
areas to manage vegetation, wildlife, stormwater and wildfire hazards.  
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The RCS indicates that Pitt Meadows will work towards amending its Development Permit Area 
boundaries to better align with the Conservation and Recreation designation, and also will work 
towards developing policies regarding buffering Conservation and Recreation areas from adjacent 
areas in a future OCP update. The RCS also indicates Pitt Meadows will work towards amending the 
OCP to require environmental impact assessments to also include parcels within or adjacent to 
Conservation and Recreation areas within the Urban Containment Boundary. 
 
Reducing Energy Consumption and Greenhouse Gas Emissions, and Improving Air Quality  
The RCS contains policies that support regional and provincial targets for greenhouse gas emissions.  
Strategies to achieve the target are creating a compact urban area, identifying an Urban 
Containment Boundary and locating residential, commercial and industrial growth within it, and 
enhancing and extending the trail and cycling network.   
 
Withstanding Climate Change Impacts and Natural Hazard Risks 
Most of Pitt Meadows is located in the floodplain. Most higher density development is located in 
the highland areas outside of the floodplain. The Floodplain Designation and Construction Control 
Bylaw supports improvements to the diking system and encourages the use of flood management 
best practices.  
 
Goal 4 – Develop Complete Communities 
 
Provide Diverse and Affordable Housing Choices 
Pitt Meadows has recently completed a Housing Action Plan which includes strong policies to 
address housing issues in the community, and these have been incorporated into the RCS. This new 
Housing Action Plan is a significant step towards supporting increasing housing diversity and 
affordability. 
 
Developing Healthy and Complete Communities 
The RCS references many policies that adequately support the intent of this strategy. 
 
Goal 5 – Support Sustainable Transportation Choices 
 
Coordinating Land Use and Transportation to Encourage Transit, Multiple-Occupancy Vehicles, 
Cycling and Walking  
The policies referenced in the RCS address this goal of the Regional Growth Strategy. Higher density 
housing is encouraged in areas with transit service and walking and cycling paths provide linkages 
within the community and to transit service. Pitt Meadows is undertaking a Parking Strategy and 
Master Transportation Plan and incorporation of new policies based on these studies will strength 
the RCS and OCP. 
 
Movement of Vehicles for Passengers, Goods and Services  
The Pitt Meadows RCS has mapped goods movement routes which meet the goals of the Regional 
Growth Strategy. 
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Regional Land Use Designation Changes  
The Pitt Meadows RCS land use designation map is generally consistent with the RGS designation 
map. The Pitt Meadows RCS contains four proposed changes to regional land use designations as 
generally consistent with the RGS (as per RGS Section 6.2.6). The intent of the proposed changes is 
to correct mapping errors and to more accurately reflect existing OCP designations and in all cases 
are generally consistent with Regional Growth Strategy. The four changes are described below and 
mapped in attachment 3: 

1. Proposed Change Area 1. The Pitt Meadows RCS shows a number of industrial properties (22.2 
hectares) along the Fraser River as RGS Industrial and outside of the Urban Containment 
Boundary, (which is consistent with the OCP). On the RGS Land Use Designation Map, these 
properties are designated RGS General Urban and within the RGS Urban Containment 
Boundary. The Pitt Meadows staff report for the Regional Context Statement indicates that 
the RGS Industrial designation better reflects historical industrial uses and that these 
properties are outside of the dikes and therefore have limited development potential. 
Amending the Urban Containment Boundary for this reason is appropriate and consistent 
with the goals of the RGS. 

2. Proposed Change Area 2. The Regional Context Statement shows 0.3 hectares of park land 
near the Fraser River as RGS Conservation and Recreation which differs from the RGS Land 
Use Designation Map which shows the properties as General Urban.  The proposed change 
reflects existing OCP park designations and is consistent with the goals of the RGS. 

3. Proposed Change Area 3. The Regional Context Statement map shows 3.4 hectares of land as 
Conservation and Recreation that are currently designated RGS Agricultural and General 
Urban. This proposed change reflects the OCP open space designation and the current use of 
the lands. The lands are municipally owned. The Agricultural portion, like much of the 
surrounding Conservation and Recreation lands to the south, is in the Agricultural Land 
Reserve (ALR). The OCP that designated the ALR lands in question as open space was sent to 
the Agricultural Land Commission (ALC) for comment and no issue was identified with the 
designation. Similarly, the Regional Context Statement was sent to the ALC for comment and 
no comments were received regarding the proposed RGS designation. Re-designating these 
lands to Conservation and Recreation is generally consistent with the goals of the RGS. 

4. Proposed Change Area 4. The Regional Context Statement map shows 1.7 hectares of land as 
Conservation and Recreation. The RGS currently designates these lands as General Urban and 
Industrial. This change is being made to correct a mapping error and reflects the current OCP 
designation as park and is generally consistent with the goals of the RGS.  

If the Board accepts the RCS and the mapping changes shown in the RCS, the Regional Growth 
Strategy will be amended in due course to reflect these changes. 
 
ALTERNATIVES 
1. That the Board accept the City of Pitt Meadows’ Regional Context Statement as submitted to 

Metro Vancouver on October 18, 2013. 
2. That the Board not accept the City of Pitt Meadows’ Regional Context Statement, indicating 

the provisions to which the Board objects and the reasons for objection, and request the City 
of Pitt Meadows amend its Regional Context Statement and re-submit the revised Regional 
Context Statement to the Board for consideration. 
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FINANCIAL IMPLICATIONS 
If the Board chooses not to accept the Regional Context Statement a dispute resolution process 
may take place, as prescribed in the Local Government Act. The cost for this dispute resolution 
would depend on the process and is prescribed based on the proportion of assessed land values; 
Metro Vancouver would be responsible for most of the costs.  
 
SUMMARY / CONCLUSION 
Pitt Meadows has submitted a Regional Context Statement for the Metro Vancouver Board’s 
consideration. The RCS provides a response to the goals, strategies and actions of the Regional 
Growth Strategy. Pitt Meadows staff worked closely with Metro Vancouver staff to prepare a 
Regional Context Statement that addresses the RGS, while meeting the needs of the municipality. 
The RCS contains a number of relatively minor changes to regional land use designations, which in 
staff’s assessment are consistent with the RGS. 
 
The Pitt Meadows Regional Context Statement is generally consistent with the Metro Vancouver 
Regional Growth Strategy, and acceptance is recommended. 
 
Attachments: 
1. City of Pitt Meadows’ Proposed Regional Context Statement (Doc. #7960818). 
2. Letter from the City of Pitt Meadows, dated October 18, 2013, re-submitting Pitt Meadows’ 

Regional Context Statement to Metro Vancouver for consideration (Doc. #7961489). 
3. Maps of RGS Land Use Designation Changes included in the Pitt Meadow’s RCS  

(Doc. #7948098).  
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